INTRODUCTION
Authorities in Ghana are confronted with the challenge of illegal structural developments. The problem spans from high-rising buildings to the miniature kiosks. 5 These unfortunate developments are taking place every now and then in the night and during the day, on public and on private lands as well. Most at times, the city authorities think the only remedial measure is demolition of these illegal structures as recently happened in Tema (Agyei Kwadow in 2014), Accra (Old Fadama-Sodom and Gomorrah in 2015) and Kumasi (Adeshiman in 2014). The results of these demolitions on the poor developers are quantitatively enormous. However, procuring building permit in Ghana possess a great challenge despite government effort in addressing this issue through the introduction of new land regulations, integration of the land agencies and emergence of the one-stop shop. 6, 7 The delays now serve as a precursor for issuance of false permits by so called middlemen and the development of unauthorized structures by some unscrupulous developers. Ghana ranked 151th position in the world in the easy of acquiring building permit rankings according to 1 This position is highly unacceptable and unfavorable to attract perspective investors compared with Hong Kong (1st position) and Kenya who ranked best among African countries in the 35th position. This paper takes a retrospective look at inherent challenges in the acquisition of building permits in Ghana and how that contributes significantly to mushrooming of illegal structures in most of the major towns in the country.
A. Overview of the Building Permit Acquisition Process
The building permit acquisition process starts with the client buying and completing an application form at the local authority office with the site plan of the parcel to be developed. This site plan is usually copied from current master plans that contain the parcel in question.
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This reproduction is done with all inherent errors in the preparation of the original plan. The application form is then completed by draughtsman (per the regulations, this should have been done by a Licensed Quantity Surveyor). The client submits the filled application forms with the building drawings for processing. The documents are vetted by a committee and necessary field inspection carried out by the building inspectors. Also ownership certification of parcel of interest at the lands commission is done. If the application passed, it is then forwarded to the Statutory Planning Committee (SPC) for final granting of the building permit.
The SPC however, meets quarterly or the committee members are called to meet based on the number of applications submitted within two months. If the application is not granted, the whole process has to be started over but no notification is given to the client. Monitoring the progress of the application by the client is always very difficult as it remained process oriented. The land ownership validation process can also delay the whole process as there are no efficient and modern land record systems in the lands 8 
I. MATERIALS AND METHODS
The paper identifies intrinsic challenges in the building permit acquisition process using descriptive research and structured interviews. The study area was the Sunyani East Municipality (SEM) and Sunyani West Municipality (SWM) in Ghana. The Municipalities serve as transit town for travelers between northern and southern Ghana. Also, they are places of increased contract and cost management economic activity mostly resulting from the operations of a multinational mining company close to the town, and the presence of two universities and a polytechnic. In coming out with the challenges in the permit granting system, the researchers applied the 11 
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following key research procedures: Gather and analyze existing data to get a clear understanding of how the work processes currently operate within all the permit agencies in the municipalities.
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The researchers went to the municipalities and Lands Commission to obtained stakeholders' qualitative assessment of the existing process to assist in identifying process areas of key customer concerns. With the aim of ensuring the credibility of findings, interviews and personal observations were used to verify records, records and interviews were used to verify observations whereas records and observations were used to verify interviews. 13 The survey instrument used in this research is questionnaire. Data gathering on the building permit acquisition process started with the interviewing of the Municipal TCPD Officers and Engineers for an understanding into the steps and challenges involved in the building permit acquisition process. Further interviews were conducted on 50 applicants (clients, consultants and contactors) who have been involved in the process of acquiring building permits, to verify the information on the permit acquisition challenges obtained previously from the officers of the assemblies. Lastly, field inspection officers from the assemblies, two officials from the Lands Commission were similarly interviewed. Purposive sampling technique was used to achieve the research objectives. Records, in the form of reports, forms, policies and regulations were reviewed for added information on the permit acquisition challenges within the Sunyani Municipalities.
II. RESULTS AND DISCUSSION
The summary of the results of the survey from 2012 to January 2014 in SEM and SWM are showed in Table 1 . In the year 2012 from Table 1 , the Sunyani East Municipal assembly received 237 building permit applications. Out of these 184 were considered. However in the SWM, 139 applications were received. Out of these, 138 were granted and only 1 application deferred. The approved applicants were 172 with only 12 applications deferred.
In all, 53 applications were not considered at all. The number of applications in SEM reduced drastically to more than 50% while SWM applications increased by 57.5% in 2013. Out of this number, 171 applications were granted and 9 deferred in SEM. In SWM all the 327 342 US-CHINA LAW REVIEW Vol. 13: 337 applications were granted. As at 31st of January 2014, 30 applications were received, out of these, 5 were deferred and 25 were awaiting decision in the SEM. Data was not available for SWM in 2014. The average success rate was 82.3% for 417 applications for SEM and 99.8% for 466 applications for SWM. The deferral rate of 5.8% was obtained when 364 applications were considered in the SEM. The results showed high success rate. Prominent reasons cited for the delays and deferrals (Table 1) included, land ownership verification challenges (missing land title registration documents at the Lands Commission, wrong land allocation), re-zoning of existing land sectors and auxiliary documents such as fire and environmental permits. The extended duration of the permit processing, according to the interviews, could be blamed on factors such as missing application documents at the TCPD, delays in meeting of SPC and in signing of documents by technical officers. Results also revealed that, the staffs for the field inspection and monitoring at the TCPD Inspectorate Division were inadequate in number.
The interviews results from officials of the Lands Commission revealed the following challenges in the agency: lack of data integration for the processing of permits, lack of co-ordination between the Land Agencies and the Local Authorities, no mechanisms to check the validity of some of the documents submitted by clients, financial constraints, poor feedback systems, technological challenges; and land disputes, land acquisition and land tenure system challenge.
The 50 Applicants interviewed also complained of poor feedback systems, bureaucratic delays which lead to increase cost of construction and loss of value, cumbersome application procedures, multiple land sales and land disputes. Most of them believed that, re-engineering the whole process will be the most favored option. The following were the problems inherent in the existing building permit processing:
1. Bureaucratic delays which lead to increased cost of construction and loss of value; 2. Data accessibility for the processing is difficult; of the country apart from the capital city, it could go as long as 1-2 years.
20
The applicant goes through 18 cumbersome procedures. Some stubborn and impatient developers blatantly ignore or resist development abatement directives citing delays or difficulties in securing the permits to justify their illegal development. Individuals and corporate developers have stories to recount about the level of frustration and cost incurred due to the numerous follow ups and accompanying delays experienced whilst patiently waiting for building permits.
Overly complicated construction rules also can increase opportunities for corruption. 21 World Bank Enterprise Survey data show that, the share of firms expecting to give gifts in exchange for construction approvals is correlated with the level of complexity and cost of dealing with building permits. 22, 23 More efficient systems can therefore prepare governments to take advantage of a pickup in construction activity. Generally speaking, reducing delays benefit more than just builders and owners. A study in the United States estimates that, accelerating permit approvals by three months in a 22-month project cycle could increase construction spending by 5.7 % and property tax revenue for local governments by 16%.
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B. Data availability, Accessibility and Validity
One-stop shop is a data storage bank/unit with various linkages which can be accessed by land agencies and other stakeholders. 26, 27 Though this system is available in Ghana, permit agencies find it difficult to access this data. Either the data is not fully integrated or there is fight for supervising authority as a result of jurisdiction problems, faced by Land Commission belonging to Ministry of Lands and Forestry and TCPD in contrast, belonging to Ministry of Local Government. There were also no mechanisms to check the validity of some of the documents submitted by clients. The reproduction of site plans from an existing site plan was not a proper practice because those plans have inherent errors. The application forms are completed by draughtsman; this should have been done by a Licensed Quantity Surveyor or done under his supervision.
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Where the data integration has properly been done and systems are working, data is deployed in Geographic Information Systems (GIS) environment with Geodatabase (Spatial and Non-Spatial) having the following themes: layout scheme (parcel information), land use and land cover, land area, topographical maps, cadastral plans, geodetic control network, soil maps, and other relevant field information. In the one-stop shop, institutions such as the TCPD, Geomatic Department (Survey Department), Office of the Administrator of Stool Lands (OASL), Lands Commission, Municipal Assembly, Environmental Protection Agency (EPA), and so forth will be hooked to a central data storage unit. That is, an officer in any of the above institutions can have access to all land information and other related matters without physically moving from one office to another. Take a parcel in Baakoneaba in the SEM in the one-stop shop for example, will have a unique identifier, title holder's name, topographic information of the land, purpose of demarcation, geodetic network information, geotechnical information, Land Area and so on, as first-hand information to the Senior Officer involved in issuing the building permits. Therefore instead of files moving from one institution to another, soft copies will be used instead.
C. Lack of Coordination Between the Land Agencies and the Local Authorities
Before a building plan is approved, appropriate clearances are needed to ensure quality and safety. Often several agencies are involved. To prevent overlap and ensure efficiency, many economies have opted to put the agencies in one location. These one-stop shops improve the organization of the review process-not by reducing the number of checks needed but by better coordinating the efforts of different agencies. That way, more 346 US-CHINA LAW REVIEW Vol. 13: 337 resources can be devoted to safety checks rather than to manual paper works. 29 Allotted to Hammah 30 , acquisition of lease documents or title, to necessitate the granting of a permit is difficult in Ghana.
Lengthy processing durations and high cost deter developers from applying for permits. Many developers are even unaware of laws on housing. Many old and emerging communities have no planning permission. Certain communities have multiple planning schemes and multiple land sales making plan implementation difficult. 31 Search for ownership at the lands commission can be very cumbersome because "people" are registered instead of the land. If land parcels are given unique serial numbers like cars and any other products from manufactures, and duly registered duplication or multiplication problems will be greatly minimized. This was the disturbing building permit state in most cities in the country. These problems can be attributed to apparent lack of coordination between land agencies and local authorities in planning land use at various levels of land development. Thus according to building development administration in Kumasi Township 80% of buildings in the Metropolis were without building permits in 2009. Between 1990 and 2000, only 7.2% of buildings in the Metropolis had permits. 32 
D. Inadequate Number of Staff for Field Inspection and Monitoring
This was the most crucial and yet serious challenge that, the permit acquisition process faced in Ghana. The number is woefully inadequate and their capacity is not strongly built, meanwhile, ownership verification of parcel of interest at the Lands Commission has to be done. Interestingly, this is the last test that the application must go through. Additionally, the monitoring unit of the building inspectorate division was tasked with the responsibility of ensuring that developers comply with building drawings submitted to the assembly during the permit acquisition process, and report any unauthorized structural development within their area of jurisdiction to Municipal Planning Authorities. Since their number is small, most of this field inspection and monitoring activities are haphazardly done, leaving most illegal developments unnoticed. The slow verification also caused unnecessary delays to the granting of the permit by the SPC. Local authorities have also put forward many justifications for such delays. 33 These challenges are actually serving as precursor for the disturbing springing-up of informal structures in most cities in the country.
E. Technological Challenges
The lack of modern ways such as using Information Communication Technology (ICT) for keeping and retrieving land records at the lands commission was worrying. 34 Effective and efficient use of information technology can reduce the regulatory cost of construction. Jurisdictions across the United States are using information technology to increase efficiency. More than 500 now use an advanced e-permit processing system. Introduced since 2003, the system has reduced the time that professionals in the construction industry spend on permits by 30% to 40%. 35 Economies in the Middle East and North Africa that made dealing with building permits easier focused on introducing online services and electronic platforms. 36 In East Asia and the Pacific, Singapore, Bahrain and Hong Kong SAR (China) converted their one-stop shops for building permits to online systems in 2008. 37 Though Ghana has introduced the onestop shop, improvements are yet to be seen.
The City Council of Nairobi (CCN) traditionally only accepted building permits applications manually. The system was believed to be cumbersome and time-consuming and that it encouraged evasion and proved detrimental to the overall economy until the implementation of the e-348 US-CHINA LAW REVIEW Vol. 13: 337
Building Permit system. 38 Key steps in the process include: "submission by architects for design approval; evaluation and approval within the CCN; monitoring status of submitted proposal using SMS and email; and issuance of the building permit. The system includes management reporting at all stages of evaluation as well as archiving of building proposals submitted. The data capture and retrieval functions enabled as part of the new system are vital to potential investors and entrepreneurs. The new system allows investors to access statistics on property development trends in Nairobi. It also provides a platform for the profiling of architects so users can identify those who see development projects to successful completion. Investors will be able to identify growth areas in the city. Because the statistics are online they will be easier to collect and this will foster transparency". The results and impact of the permit automation included: reduction of more than two weeks in time required to obtain building permits, inspections, and occupancy permits, increased industry compliance expected to result in growth of issued building permits beyond the current 400 per month, reduced building permit backlog expected to yield more projects and jobs, eight jobs in local economy are created for every 10 construction jobs, streamlined system will stimulate job growth, increase formalization rates among developers and generate opportunities for greater economic growth.
F. Financial Constraints
Financial resources to develop the agencies capacity, introduce modern technologies, do field inspection and monitoring, purchase logistics, and the like were lacking. Sole funding source over the years has being the government through taxes. Budget allocations to this sector have been inadequate. 39 At this time, the agency is saddled with huge financial drawbacks. Though the LAP was receiving cooperate funding from external donors, fund flows sometimes halt the project derailing the project
